s







TABLE OF CONTENTS

Section 1- ZoniNg and LANT USE ANGIYSIS........uuuuuuuiiiiieee e e eeeetiiiaa s s e e e e e e e e e e eeeetmaasaaaaaaaaaaaeateteeetssssmnnaaaeeeeeeessssssnnnnnnnssaaamsesssnnnns 3
I o TS (o T YA L R TSI i PP 3
[.B REVIEW OFf TNE SEFSA.....ceeiiiiiiiiiit ettt eert ettt e e e e e e s s e bbbttt e e emns e e e e e e e e a4 e R bR bbb ettt e smmms et e e e e e e e eaan et bbb e e e e e e smmmt e e e e e e e e nnnnnbbenees 5
O =g [o O ] N g o Y OO P PP PPPPPPPPPPPPPPPP ré
[.D DemographiCs Of TNe SEFSA ... . e rrea et e e e e e e oo h b et s eeens e e e e et e e e e e e e e e R e s e e e s eaas e e e e e e e e e e e e e s s bbe e e e e e emnmreeeeee s 10
ILE EXIStiNg LaNd USE REQUIALIONS..........coo i e rmmmr e e e e e e e et et ettt ettt e ee e s aeaes s s s s aassaassaaesaaasessaamsesasssassssnsssensesnsssrnnnnseees 14
[ T I = 1] 0T = L1 [ o 1T 20
LLH SErVICE WItNIN The SEF S A ... . oo e oot et e et ettt ettt eee e et et e e e ammeas s aasaaasaaasaaaaees e e s ammseseeeessaesssessnnnseessbnnneseeanneeeens 24
LI ENVIFONMENTAL JUSHICE. ... .. eieeiiiiie et e e eeee ettt et e e e e s e reea et ettt e e e e e e e s s s e s b nans s s et e et e e e e e e e e 4 n s sb e e s ammns s s e e e e e e e e e e e e annssb b e e e emnntseeeeeeeeeenannnnns 31

Section II'7T Strengths, Weaknesses, Opportunities, and TRIEALS. ..........u it erree e e e e e e e e e e e e eeeeeeeeennnnne s 35
LN 1 Yo 18 o3 1o o T PSSO PEPPPR 35
1 SR = Sy AN @ g F= T T (= 1 o RO PPPRRPRPP 35

Y= o310 I {1 I o T T[] o o PRSPPI 45
[T1.A GOAIS OF TNE SEFSA ... ceeeiii it eee ettt e e e et ettt eeet et eeeeeeeeesaan s s bt ee et emas s et e e e e e e e e e e n s s bee et e e emmmsseeeeeeeeeeannssbsseeesammmseeeeeeeeeaannnnnn 45
LTI = 3 =T oo o T =T T = 0] LSRR 46

APPENDIX A: LANA USE ANGIYSIS.....oeetiituuiiiieiiie e e et eeeeiiia st e e e e e e e ae et e ee et aeeateaaaeeaaeteeeeesessass s mmmteseseesssssssna e eesemnssnnsnnnnnen € .49

APPENDIX B: CaASE STUMIES. ... i iiiiiiiiiii e ettt it e e ettt e e e e e e eet s mmmeaa e e e e et e tsaa e e e e et et mmmeess s e eeeeeess s e e e e e s sammeeesssseeaeeessnnaeeesenns 73

APPENDIX C: Master Land USE Plan, 2004 .........oiieiiii ettt e et e e eree s e e e et e e e e e aa s smsme e e s saa e s eansesaesenn s smmnnsss 77

APPENDIX D: Framingham Open Space and Recreation Plan, 2013...........ouiiiiiiiiiiiiee e mmme e seeara e 85

APPENDIX E: Framingham HouSING PIan, 2007..........uuiiiiiiii i ceeee e eree s e e e e e e e e e ea it s emnnn s e e e e e aaa e e e e eeennnns 87

APPENDIX F: PROT0 OF tNe SEFSA ...t eeea bbbttt et ettt e e e e emet e ettt et e e e e e e e e e e e e e e e e sammmeeeeeeeeeennnnnnd 89




List of Figures

Figure 1: SEFSA CONEXE WItN DOWNTOWIL.......uuutiiiiiiiiiiiiiieree e e e e e e e ee e e e e eeeeeeeeesseaeaane e rmmmreeeeeteeeteeeeseeesaes s s anaessasssassaasseasaaesaesssannns 1
FIgure 2: SNErDOMVIIIE BNEXATION. ........co ittt e e ettt e e e e e e st e et e e e e ammme e e oo oo 4R h b e et e et e e e e e s ammme e e e e e e s bn e e e e e e e e e e e e s smmneeeaaannnns 4
FIQUIE 3. SEFSA BOUNUAIIES ... eeeeeieeeeieiiitemea ettt e e e e e e e meea s s e e e e et e e e e 444 s s R s s mnns s e e e e e e £ e 4o 44444 a R R e e s s emmms s s s e e et a4 e e 44 e s ssn e e e s emmms s e e e e e e eeeeaaannnns 5
o U Y Y N4 o 1| o PSPPSR PPPRRPPPRPPOY 6.
Figure 5: Age Of BUIIAING STOCK ...... ...ttt mmee oottt e e e e oo oo e mea s s e ettt e e e e 244 a s e n e R R R b ee et e e e e e e e e e ssmmnassnnneeeeeeeean 7
Figure 6: DemographiC RAGIE € € . ..c.ooooiiiiiiieieeeiee e eees ettt ettt e et e oot e oo e e eeeet e ettt e e e e e e e e e e ae e e et mmaeeeeeeeaaaaeaaeaeeaeeeeesanaasanssnnssnnss s smmnas 10
FIgUre 7: AQE OFf HOUSING STOCK........ooiiiiiiiiii e e s e et s e e e e s oo ettt et et et e e ee e e e ee e e s e eeeseeeaeeeaaaeaaeaeeeaeeeeamaaseese e e easeennn s snnsannssmmneaaeeeeaeeees 14
Figure 8:MetroWest Regional Transportation AUthOrity SEIVICE MaP.......uuuuiriiiiiiiiiire e eeeeeee e e e e eeee e rmmmr e e e e e e e e e e e eeees 23
Figure 9: ENVIroNMENTAl JUSTICE IMAP..........coi ittt meeeeeeeeeeeeeeeeteeeeeeee et aaassa s s s s sasssaasssssmmesseessssssessssnnssnnsssrnnnsseess 31
Figure 10: Open SPace and RECIEALION ANBAS........cuuiiaiiiiiiieeee ettt ettt e e e e e s s s e aea e e e e e et e e e e e e s s s s rnessseee e e e et e eeeasaasns s bnnnsssbbsneeeeeeeeesaannnes 32

List of Tables

QLIE= o (ST Y g P 1A RS = T I P 8
Table 2: POPUIALIOR € € € € € € € € € ... ittt eeee ettt e e e e et e ettt aaaes et e e et eee e e e e e s e bt st e s amnns et e e eeeeeeeeanatet et e eeannn— e et eaeeeeeeannrrraees 10
BIE= Vo (ST S = [T o ) o SRR PPPPPPR 11
Table 4: Median HOUSENOIA INCOMIE.........oiiiie i eeei ettt e oo e e ettt e e e e e e s e s e et mmnsssee e et e e e e e e e e e e nnsse s ennnssssseeeeeeeeeeaaanssnsesemnnsseeeees 12
Table 5: HOUSENOIA SUMMALY... ... e ee s e e e s e e e s e e e et et e ettt ettt e aeee s eas s e s aeeessaeasaeeaaeeaaaaaaeaaeeeaaaasessesesnsesens s ansssanssmmmeeeeeeeeeeeeeees 12
Table 6: HOUSING UNIE SUMIMIALY . ...uuutiittiitiiiiiime e e e e et e e ettt e e eeeeeeeeeeeeeesasaassaaasaaaaaasaasaassamaasssssssssssssssssssssssss mnneeeeeeaeaaaasaaseaeeseeessnnnssssnnssnnns 13
LI Lo Lo 1V =T = T o T A= 1= PRSPPI 13
Table 8: DIMENSIONAI REQUIATIONS. ........ciiii ittt ieee et eeea sttt e e e e e s s s s e bbb e s nemss s e e et e e e e a4 e e a s bbb e e e e eans e e e e e e e e e e e e ann st bbb e e e e emmmneeeeeeeeas 16
BIE= ol (ST ST oL ox = L =T g o PP 17
Table 10: ROAUWAY CONUILIONS. .. ...uuuutiiiiriiitiitimmeeee et eeetteetteeeetee ettt taaaaesa s aaasaaassasamamteeeeeeeeeesesseessssessssnnnnsaaasaesaeeaeeeeeeeeeeessnnnssssssssnnsnnnnn 21
Table 11: MUNICIPAl SEIVICES ... ..ottt e e e e ee e oo o4 4o bbbt e ettt e e e e e ammme e 44444 R kbbb e ettt e e e e e 4 ammme e oo e e e a skt bbb ettt e e e e e s ammme e e e e nnnbeen e s 24
Table 12: Framingham SCROOIS............ooiiii ettt e e bt et reeeeeeeeeeeeaeeaaeeaaeeaaesaaaatese e e s b e aans s aas s nnsn s mmmeeeeeeeeeeeees 25
LI Lo Lo e SOl o = g 0= Lo =PSRN 26
Table 14: MediCal SEIVICE PrOVIOELS. ... oottt rmme e e e e e e e e e e e e eeeeeeeeeeeeeaaassssnnnsnnnne e e smmt et e et eeeeeeeeeeeeeeeeeeeemnnaseans 26
QIE= Lo (ST RS 1= o = LI o 1Y/ T = PP 27
BIE- Lo (oI ST Y O T (0 /T =T PP 28
TabIEe 17: SUPEIMAIKETS/IMAIKELS. ... . .ueiiieiii et e e et e ettt eeea s s e e s e e e e e e e e e e et e ee s e e e smamse s saesssessesseeeeeeee e s mmmeeeeeeaeeaeeaaaeaaeeeeeessnnnssnssnnnnnnns 28
Table 18: FINANCIAINSIULIONS. ......u. it eeeeiee e e e e e e e e e eeeee e e et e ettt et eeeeeee st b mmmeeesbaan e aeeseeastbaan s saaasan s eeeessssbttnnsaeesssnnnreeeeesssssnnnss 30



file://tof-san1/Planning_Board/ZONING/2014%20Planning%20Board%20Projects/135%20Zoning%20Analysis/FINAL%20REVIEW/DRAFT%20SEFSA%2009%2015%202014%20-%20CED.docx%23_Toc399321947
file://tof-san1/Planning_Board/ZONING/2014%20Planning%20Board%20Projects/135%20Zoning%20Analysis/FINAL%20REVIEW/DRAFT%20SEFSA%2009%2015%202014%20-%20CED.docx%23_Toc399321948
file://tof-san1/Planning_Board/ZONING/2014%20Planning%20Board%20Projects/135%20Zoning%20Analysis/FINAL%20REVIEW/DRAFT%20SEFSA%2009%2015%202014%20-%20CED.docx%23_Toc399321949
file://tof-san1/Planning_Board/ZONING/2014%20Planning%20Board%20Projects/135%20Zoning%20Analysis/FINAL%20REVIEW/DRAFT%20SEFSA%2009%2015%202014%20-%20CED.docx%23_Toc399321954

CONTRIBUTORS

Planning Board

Stephanie Mercandetti, Chair
Christine Long, Vice Chair
Lewis Colten, Clerk

Thomas Mahoney

Victor Ortiz

Town of Framingham Staff

Robert Halpin, Town Manager

Arthur Robert, Community & Economic Development
Eugene Kennedy, Community & Economic Development
Marianne &rossj Community & Economic Development
Robert McArthur, Framingham Conservation Commission
Steven WardBoard of Health

Roberto @&ntamariaBoard of Health

James Duane, Parks and Recreation Department
Amanda Loomis, Planning Board

Alexander Mello, Planning Board

Sean Dugan, Planning Board

Community Supporters

Edward Carr, MetroWest Regional Transporta#arthority







Introduction

The Framingham Planning Board in conjunction with the Town Manager, the Department of Commubityn&mic Development, the
Conservation Commission, the Department of Public Works, the Building Department, the Police Department, and the Padatién Recr
Department identified the need for a land use analysis of the Route 135/Waverly Street, Serahéagham area. The Town of Framingham
recently embarked on an effort to develop a Transit Oriented Development (TOD) area within Downtown Framingham. The A&Cbhaeza
Figure 1: SEFSA context with Downtown identified as the area within a five minute walk of the Framingham Commuter

v Rail Station, located to the west of the Route 126 andrit8Esectionss seen in

R-1 \
)

Figurel.

NATICK

To support the efforts of the Town and the TOD the Planning Board conducted
C the Southeast Framingham Land Use Analysis (SEFLUA) with contributions
from Town Staff and Departments. The SEFLUA studies what is known as the
v e Southeast Framingham Study Area (SEFSA) which runs from the Natick Town
Line, along the Massachusetts Bay Tradsithority (MBTA) Railroad Tracks,

| to the intersection of Route 135/Waverly Street with Blandin Avenue, south
) along the New Haven/Hartford/New York Railroad Tracks to the Sherborn Town
Line, and over to the Natick Town LinEigurel).

P— \/SHERWN Through the review and analysis for the development of the Master Land Use

Plan it may become clear to the Town why new development or redevelopment
within SEFSA has not occurred &etsame rate as other similarly zoned areas within Framingham. Therefore, the Master Land Use Plan (2014)
specifically states the neefbr review of land usescluding railroad yards, environmental and open space, transportation and destination, and
parking areas within the SEFSA to develop policies, zoning amendments, and/or community programs to rejuvenate the area.

SEFLUA reviews and analyzes the history, land uses, municipal resources available, the housing stock, open spacégirapspodabning

and permitting; the SEFLUA provides an analysis of thteenpr@®&EleSAds st
recommendations to the Town for future land uses within the SEFSA. Through the SEFLUA, the Town will estaddisine report to provide
background information for the Town to launch the appropriate next steps for setting a direction for the redevelopnteBF&Ah&he goal of

the SEFLUA isto provide the Town with the necessary tools to create a thriving area which is redeveloped in a manner that is siiip@rtive
residents and community withindl SEFSA and surrounding areas.







Section | - Zoning and Land Use Analysis

|.A History of the SEFSA

The Southeast Framingham Study Area (SEFSA) has a long history of industry and residential development to support theptaomoofithe
Town. Since the annexation of land from Natick and Sherborn, the SEFSA has increased in both land area aon g®@ulditect result of
manufacturing andn abundance of resources

In the early days of the SEFSA there were few roadways; a majority of travels were conducted by horses along narrovwpatiaslslarid@24,
the Central Tur npi kuepike Wwas aamstrucigd ahm EentralsTaropiken abnnected Boston, MA with Hartford, CT. Several
years after the construction of the Central Turnpike, the railroad was constructed. In 1834, Framingham saw the firge|lbewvelalong the
railroad trackdrom Wellesley through Natick Center to Framingham and onto Unionville (Hopkihton).

I't wasnot wuntil the | ate 1800s when manufacturi ng wiohdfwhatismbwose pr
the Dennison Triangle veaconstructed by Para Rubber Shoe Company. Para would become the second largest employer within FrRamagham.
employed a large number Bfazilians, and in 1880 the Framingham Brazil connection was established. Para flew the American, Spanish, and
Portuguese flags on a regular basis. To support the growth of manufacturing within Framingham, there was a demand forhessitentiedar

this important employer. In 1871, roughly 100 acres of Old West Natick was sold to Framingham. This land arbacsmédpart of South
Framingham and would support the workers of Para. The area to the south of the railroad tracks to Beaver Dam BrookhlknBana &idtrict

was densely populated and housed many of hdémwm,ad area&kmpn as Bledanville.Par a
(Herring, 2000)

In 1891, Para closkits doors and Framingham lost more than 1,000 jobs. A short time later in 1892, the Hickory Wheel Company, a bicycle
manufacturer occupied a small portion of the former Pardb&uBhoe Manuaftturing Buildings. Althougiickory could not fill the void of
1,000 jobs, they were able to create 50 new jobs. This new business established Framingham as a bicycle manufadidgmingmva00)

In 1897, the first Boston Marathon ¥eled down Route 135/Waverly Street. The twetg mile road race traveled from Ashland to Boston and
would become the longest running marathon in the wétttlitionally, Dennison Manufacturing moved its operations from Roxbury, MA to
Framingham. Dennsh woul d become one of F(Herng, 200 amds | argest empl oyer s.

! SourceHerring, Stephen W. Framingham: An American Town. The Framingham Historical Society. 2000




The 1920s broughaboutone of the two largest housing booms within the SEFSA. One major event that caused the increase in the number of
housing was the Sherborn Annexation. This Annexation would expand mi n dpdurdand te include 526 acres, which was gifted by the

Town of Sherborn and was the last boundary change in Framingham. The Annexation brought 600 additional residents to Frachidgigam i

over 100 children, which resulted in the construction of the Woodrow Wilson School in 1929 on Leland Street. The @EsabDdpamatically

reduced the number of residential homeastructedThe second of the two large housing booms started in the late 1940s but accelerated in the
1950s. Major contributors to this boom included the end of World War 1l, the expanstem®éneral Motors Facility, and the continued success

of Dennison Manufacturing. The only condition for the Sherborn Annexation was that Framingham had to expand its waterSiysteorn.

In 1925, after a successful vote at Town Meeting the annexatvas compl et e. The annexation would bl
14,543 acres (25.65 square miles) where it remains tfidagring, 2000)

The Stock Mar ket Crash of 1929 did notFiome2ggeonvilFagmionghamoés gr owt h
Fr ami ng h a mboidrict vas sxpandirsg sand chew housing was being constructed

throughout the Town. It was not until 1931 that Framingham felt the effects ol % Town of Sudoury %
economic downturnHerring, 2000) ‘ —J

Town of
Wayland

City of Marlboroug

During the 1940s Framingham experiencedigh demand for housingonsequently
spurred the development of single family homes. The development of housing i
forties was only a primer for what would occur in the 1950s. FatigWwVorld War I,

new homes, new job creatiomnd the quality of life in Framingham significantl

improved. The primary builders in Framingham were Paul Livoli and the Campal
Brothers.(Herring, 2000)

X & Worcester Street RR

iy :
1N Bosur; estol

) 7 -
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In 1947, Framingham would once again see new jobs created with the construction e "
twenty acre General Motors assembly plant in South Framingham. r§hedi rolled off ) J
the line in 1948, which would create more than 3,500 jobs within the Town. In the 1

t he Gener al Mot ors plant would be one

Town of Southborough

Town of Natick

106s leadi

1989 the plant closed. In addition to the loss of GenerabidpDennison Manufacturing Town of Ashiand "'”f":‘&‘ YNH&JR?°__~:’
closed its doors in the 1990s, another significant loss to FramingHaming, 2000) ﬁ”“mk. ‘/ ot oo
In 1960 General Chemical took over the former Gulf Oil Corporation facility for sol Ra“::";“:::':m':f:;ﬁ::::::,w ’ |
storage and distribution. Due to contamination andrenmental issuesxperienced by ST

the compan§ seperationGeneral Chemical closed in 2012.

Source: Herring, Stephen W., Framingham: An American To
The Framingham Historical Society. 2000

2 Swinconeck, John. Framingham residents incensed over General Chemical hazardous waste area. Boston Globe. April 5, 2013.




|.B Review of theSEFSA

I.B.1 The Southeast Framingham Study Area

The Southeast Framingham Study Area (SEFSA) was established by using landmarks, gessgragatiions, and naturaboeirces and is located
in Southeast Framingham along Route 135/Waverly Stieenerly as the Old Central Turnpike. Route 135/Waverly Street serves as a major
connector between Downtown Framingham and Downtown Natick, as well as an access road to Route 9/Worcester B&&EAds0

intersects with Route 126 in Downtown Framingham.

The SEFSA contains multiplediverse land usesranging from vacant parcels, fpk yards, automotive retailand servicestations to
commercialresidential office spacein addition to both single family and pubtiesidential housing.

.B.2 SEFSABoundaries Figure 3: SEFSA Boundaries

The boundaries of the SEFSA are as follows:

1 North Boundary: Massachusetts Bay Transit Authority (MBTA) Railroad Trax
1 East Boundary: Natick/Framingham Town Line

9 Southeast Boundary: Sherborn Town Line

1 West/Southwest Boundary: Intersection of Bishop/Blandin Avenue with R

135/Waverly Street,
New Haven/Hartford/New York Railroad tracks to the Sherborn Town Line.

C A

u
Framingham Planning Board

NATICK

I.B.3 Zoning Districts

The SEFSAcontains the following Zoning DistrictBusiness (B), General Residenc
(G), and General Manufacturing (M). (The SEFSA is bound by several differe
zoning districts which include the Central Business)(ZBning District to the west
and a mixture of the G Zoning District and M Zoning Districts to the north and v{*
Zoning D the easof the SEFSA in Natickincludes the Limited Commercial Zoning
District on the north side of Route 135/Waverly StreetafésilentiatGeneral Zoning Distriabn the south side Route 135/Waverly Stteet

SHERBORN

¥ PGC Associates, Inc., Town of Framingham Route 135 Corridor: Zoning and Land Use Analysis. June 30, 2014.




The Business (B) Zoning Distri¢tZone BDistrict within SEFSA runs parallel to the north and south of Route 135/Waverlgt Stige northern

boundary of Zond® District is the MBTA commuter railroad trackshile the southern boundary is set back approximately one hundred feet from

the rightof-way. It is the intent oZone BDistrictAi[ t ] o provi de the business community of Fr
commerced The Zone BDistrict also allows alluses that are permitted in ZoneDstrict, which, in turn, allows all uses allowed in the Single
Residenc&one (PGC Assoiates, Inc., 2014)

The General Residence (G) Zoning DistiicThe Zone G District comprises most of the stwtest portion of the SEFSA. Zone [istrict

contains a majority of ther ea6s resi denti al dwel | i ngs al o naperatang. The mteny & théohe Gc o mme r
District is to allow for the expansion difie Single Family Residentiddone by allowing for twefamily dwellings via a special permit from the

Zoning Board of Appeals.

The General Manufacturing (M) Zoning Districthe Zone MDistrict comprises the area to the south of Zbee BDistrict. TheZone MDistrict
contains a mixture of residential, manufacturing, office, commercial, and open space uses within the SEFS#tTieheZone M District is
f tjo promote technological and light industrial development so as to enhance employment and economic vitality by alloaingraxcef land
uses at a higher densityéo (PGC Associ at es, Il nc., 2014)

I.B.4 Zoning Parcels

ThroughoutFraminghamit is typical to find parcels of landontainingmore than one zoning district. Many parcels situated to the south of Route
135/Wavely Street are split between Zones B andidtricts. There are a total &4 multi-zoned parcels whiin the SEFSA (PGC Associates,
Inc., 2014)

Figure 4: SEFSA Zoning

NATICK

SHERBORN




|.C Land Use Anal

The SEFSAcontains275 acres of total land are?)) streetsanda total of 365 propertiett.is comprised oZonesB, G, and MDistricts. Guidance

ysis

for land uses within these Zoning Districts can be fountiérsections 111.B., 1ll.C.5., and 1ll.G. ahe Framingham Zoning Byaw.

The SEFSA consists predominately of residential uses, which comprises 71 pkthergropertiesOnly 29 grcent of the properties within the

SEFSAare utilized as either nenesidential use or amacant land.

There are 13@re-existing norconformingpropertiedocatedwithin the SEFSAwvhich do not meetequirel zoning standardéuch as setbacks
and lot sie) due to years atoningamendmentd=or example,n 1948, the minimum lot area requirement was 4,000 square feet for any principal

useand subsequently increased 6000 square feet for wrprincipal use irnthe 1980sresulting in the rajority of thelots falling into a non

conforming statusThis area contains older building stock, with a majority of the construbtiwimg occurreetween 19241929 and 1950
1959.0nly five buildingshave beemronstructed since 2000.

Figure 5: Age of Building Stock
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Pre | 1860-| 1870-| 1880- 1890-| 1900-[ 1910-| 1920-| 1930-| 1940-| 1950-| 1960-/ 1970-| 1980-| 1990-| 2000-| 2010-
1859 1869 | 1879 1889 1899| 1909 | 1919/ 1929 | 1939( 1949 | 1959( 1969 | 1979| 1989 | 1999 | 2009 | 2014

W Residential 2 6 2 8 13 17 26 55 5 11 56 26 13 8 1 4 0

B Non-Residential 0 1 2 1 1 2 3 10 2 3 15 5 7 5 0 0 1

The following streets contain all residential dwelling lots: Alla Str@aterica Street, Beaver Park Ro&#hrlson RoadCurtis Road, First Street,

Kendall Lane, Kendall AvenueMarrian Road,Picard Terraceand Third StreetResicential uses include single, two, muiéimily, and
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